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The City of Moorpark  encompasses 12 square miles and 

is one of 10 incorporated cities of Ventura County. It is 

bounded by Simi Valley to the east, the Tierra Rejada 

Valley and Thousand Oaks to the south, and 

unincorporated lands to the west and north. Lands west 

of the City are largely agricultural and protected from 

development by the Save Open Space and Agricultural 

Resources (SOAR) initiatives designed to preserve open 

space and limit urban sprawl. The City is connected to 

the broader region by State Route (SR-) 118 and SR-23 

to the south and SR-118 to the west. 

Incorporated on July 1, 1983, Moorparkõs most dramatic period of growth occurred in its early years. This 

period saw a substantial shift in the Moorparkõs center of activity, with large-scale development in many 

areas that had been used for agriculture. High Street and the surrounding area remained the social and 

retail center of Moorpark through the 1980s until commercial activity began to shift to the south , and 

suburban-style, multitenant retail centers grew along Los Angeles Avenue. Significant growth in home 

construction accelerated as the development of subdivisions such as Mountain Meadows and Peach Hill 

expanded the Cityõs built footprint from the flatlands into the surrounding hillsides . 

Looking forward, the City has set a course that is intended to yield community -wide benefits. Completion 

of specific plans will provide for a mix of housing suitable for different ages and income levels. These will 

not only include traditional single -family homesñcondominiums, townhomes, and apartments will also 

enhance opportunities for residents of all incomes and ages to live in Moorpark. Mixed -use products will 

also be strategically introduced, lending to a more vibrant downtown , attracting commercial 

opportunities  in activity centers, and supporting the unique blend of historic and modern themes.  And 

special needs housing will be a priority for meeting unmet community needs.  

Moorparkõs 2021-2029 Housing Element is the Cityõs comprehensive plan for addressing its current and 

future housing needs. The Housing Element goals and policies reflect a commitment to : maintaining the 

quality and character of the community ; sustaining commercial and industrial business sector; 

complementing the historic flavor of downtown ; reflecting the Cityõs General Plan vision; identify ing 

options and solutions to barrier s for housing for all; providing housing for future generations of Moorpark 

residents; and furthering equal and fair housing opportunities for all residents.  



 

 

California law requires that all local governments develop a Housing Element and housing programs to 

meet their "fair share" of existing and future housing needs for all income groups.  Therefore, the City of 

Moorpark , along with all local governments in California, must prepare a Housing Element to meet its 

local housing needs. The Housing Element must contain goals, policies, and programs to facilitate the 

development, improvement, and preservation of housing commensurate with the housing need 

established by the City, regional government, and the State of California.  

This Housing Element covers the planning period of 2021 to 2029. Requirements for the content of the 

Housing Element are found in Article 10.6 of Chapter 3 of Planning and Zoning Law, commencing with 

Government Code Section 65580 et seq. The Housing Element is the most complex chapter in the General 

Plan and the only element that must be completely updated on a fixed schedule and receive a letter of 

compliance from the State of California. 

State law prescribes the scope of the Housing Element and various requirements in accordance with 

Section 65583 of the Government Code. The 2021-2029 Moorpark Housing Element contains the 

following sections:  

¶ Introduction . Includes an overview, the statutory authority and requirements, related planning efforts, 

overview of the outreach process that informed the development of the Housing Element, and process 

for maintaining consistency with other parts of the General Plan. 

¶ Needs Assessment. Analysis of demographic, social, and housing characteristics; special housing 

needs; and current and future housing needs due to population growth, demographic change, and 

other factors affecting housing need, including focus on fair housing. 

¶ Constraints Analysis . Analysis of governmental and nongovernmental constraints that affect the 

development, maintenance, and improvement of housing for all income groups and people with 

disabilities. This chapter includes an assessment of fair housing required under AB 686. 

¶ Housing Resources . Inventory of resources available to address the City's housing needs, including 

available land for housing, and the financial resources and administrative capacity to manage housing 

programs. This includes a focus on fair housing. 

¶ Housing Plan . The goals, policies, and programs to address the development, improvement, and 

conservation of housing and provision of fair housing opportunities to meet the needs of residents. 

Also includes an evaluation of accomplishments of the prior element. 

The 2021-2029 Housing Element update replaces the City's previously adopted 2014-2021 Housing 

Element and its associated implementation plan.  



 

Moorparkõs 2021-2029 Housing Element is directly related to local-, regional-, and state-mandated 

planning efforts. The following text describes the relationship of the Housing Element with these planning 

efforts and how the City maintains consistency with each effort.  

General Plan 

In 2020, the City of Moorpark began a comprehensive update of its General Plan, including its Housing 

Element. The 2021-2029 Housing Element is updated in concert with other elements of the General Plan 

to ensure consistency. Changes in the land use element will plan for the appropriate amount of land and 

land use designations necessary for the City to meet its local housing needs, and the Housing Elementõs 

goals, policies, and programs will reflect these changes. As required by California law, the safety element 

has been updated in concert with the Housing Element, and the safety element has provided critical 

information about the location of natural and human caused hazards that informed the Housing Element. 

As required by state law, the Housing Element will periodically be updated  over the 2021-2029 planning 

period t o maintain consistency with the Moorpark General Plan as amendments are proposed. 

Regional Housing Needs Assessment  

As the metropolitan planning org anization for Ventura County jurisdictions, including Moorpark, the 

Southern California Association of Governments (SCAG) has the responsibility for allocating the regional 

fair share of housing needs, assigned by the State of California, to the  jurisdictions under its planning 

authority. The allocation of housing needs is based on statewide and local projections of population, 

employment, and household trends. California requires local governments to ensure that adequate sites, 

public facilities, infrastructure, and services are available to facilitate housing production in accordance 

with their assigned share of the Regional Housing Needs Assessment (RHNA). The RHNA for the 2021 to 

2029 planning period is 1,289 new housing units divided into affordability levels. The Housing Element 

contains goals, policies, and programs to address the Cityõs share of the regionõs housing need. 

Other Related Planning Efforts  

During the 2021-2029 planning period for the Housing Element, the City of Moorpark continues to 

implement adopted plans and will conduct initiatives that implement the Housing Element. Three 

adopted specific plans provide sites to accommodate the housing goals set forth in the 2021-2029 RHNA. 

These plans are the Carlsberg Specific Plan, Downtown Specific Plan, and Moorpark Highlands (Phase II). 

The Zoning Code, and a planned comprehensive update, will be initiated following adoption of the 

General Plan update to implement proposed revisions to development processes, zoning districts, and 

other associated items. The Housing Element is consistent with its adopted specific plans and zoning 

codes and will be amended, as necessary, to address the Cityõs RHNA or maintain consistency with related 

planning efforts, to the extent required by and in accordance with state law.  



 

 

State law requires cities to make a "diligent effort" to achieve participation by all segments of a city in the 

Housing Element. As the Housing Element update is part of an overall update to the General Plan, 

Moorpark solicited input from the public throughout the Housing Element processñduring development 

of the draft element, public review of the draft element, and the adoption process. The Cityõs public 

participation program included three major venues, described briefly below and in Chapter 4.6.3. 

¶ General Plan and Housing Element  outreach. An extensive public engagement and participation 

program was implemented for the General Plan update and Housing Element. These included  

o Community Events. Multiple community workshops. 

o Community Surveys. Conducted General Plan and quality of life surveys. 

o General Plan Advisory Committee (GPAC). More than one dozen meetings. 

o Special Needs Consultations. More than a dozen interviews with stakeholders. 

The many comments received from the above venues were incorporated into the housing needs 

assessment, constraints analysis, and the goals, policies, and programs of the Housing Element. 

¶ Housing Element  Posting  and Hearing . The City maintained a website for the General Plan update; 

moorparkgeneralplan.com. The website includes notifications and results of opportunities for public 

engagement, surveys, and documents, including the draft Housing Element. The draft Housing Element 

was posted on December 22, 2021 and was available online for 30 days before public hearing. 

Comments received during the public review and comment period were included in the public record 

and brought forward to the Planning Commission  for consideration on January 13, 2022 and to the 

City Council on January 19, 2022.  

¶ State of California Review . The draft Housing Element was transmitted to the California Department 

of Housing and Community Development (HCD), which is required to thoroughly review the draft for 

compliance with statutes. In making their review, HCD incorporates third party comments and issues 

a letter to the City on their findings. HCDõs letter(s) on the Cityõs Housing Element can be accessed 

online at: https://www.hcd.ca.gov/community -development/housing -element/index.shtml. Once 

received, the City made revisions to the draft Housing Element where needed.  

¶ Public Hearings.  The City held one public hearing and will hold two additional  public hearings on the 

draft Housing Element. The first public hearing, held on February 3, 2021, occurred prior to submittal 

of the Housing Element to HCD for their review. Comments received at the hearing were incorporated 

into the draft. Following receipt of the draft comments and incorporation into the Housing Element, 

the City will hold  two public hearings for adoption. The Planning Commission will review the draft on 

January 13, 2022, and the City Council will consider adopt ion the Housing Element on January 19, 2022. 

The final Housing Element can be found online at: www.moorparkca.gov/HousingElement. 

https://www.hcd.ca.gov/community-development/housing-element/index.shtml
http://www.moorparkca.gov/HousingElement


 

This chapter discusses Moorparkõs demographic, economic, housing, and special needs characteristics 

and trends in order to identify ex isting and future housing needs. This community profile provides a 

foundation for responsive goals, policies, and programs in the element. 

 

Population Growth  

Moorpark is the sixth most populous community  in Ventura County, with a population of 36,2 84 as of 

2020, according to the Department of Finance. Moorpark experienced significant growth during its first 

decade following incorporation, increasing by more than 500 % as large specific plan developments 

replaced former agricultural lands; the City was one of the fastest growing cities in the nation. Following 

the initial rise in development typical for most newly incorporated communities, Moorparkõs population 

growth slowed in later decades.  

Communities in the eastern Ventura County region have seen residential development in recent decades, 

resulting in corresponding population growth . Shown in Table 4-1, surrounding communities saw 

substantial increases in population growth from 2000 to 2020. Compared to its neighbors, the City of 

Camarillo has grown the fastest (24%), followed Moorpark (15%) Simi Valley (13%), Thousand Oaks (9%), 

and Santa Paula (7%).  

Table 4-1 Population Estimates , 2000-2030 

 Population Estimates  % Change  

Jurisdiction  2000 2010 2020 2030 2000-2020 2020-2030 

Moorpark  31,415 34,421 36,284  40,259  15% 11% 

Simi Valley 111,351 124,237 126,356  134,390  13% 6% 

Thousand Oaks 117,005 126,683 126,966  133,880  9% 5% 

Camarillo 57,077 65,201 70,741  74,239  24% 5% 

Santa Paula 28,598 29,321 30,657  32,849  7% 7% 

Sources: Department of Finance, City/County Population and Housing Estimates. 

Note: Projected population is based on extrapolation of average household size in 2020 applied to the 2021-2029 RHNA. 

 

Looking forward, the City of Moorpark expects continued residential development on remaining vacant 

lots, underperforming nonresidential areas, and in specific plans (such as Moorpark Highlands, Hitch 

Ranch, and others). As the General Plan update designates future areas for residential growth, the City 

will see gradual increase in population from 2020ð2030, and is projecting an 11% growth rate. 



 

Population  Characteristics  

Moorparkõs population characteristics influence housing need. Different age groups have different needs 

based on lifestyles, family types, income, and housing preference. Typically, younger households seek 

affordable rental housing as they begin a career and build wealth . As adults spend more time in the 

workforce and form families, they may seek opportunities to build equity through ownership. Seniors may 

eventually trade down large homes that once accommodated children to smaller, more affordable homes.  

Over the 2000s, Ventura County cities have aged as a whole, and Moorpark is no exception. In Moorpark , 

the median age stands at 38 years, an increase from the median age of 35 recorded in 2010. The largest 

single age group, as of 2018, is the 45 to 64 years age group, comprising 29% of residents (Table 4-2). 

Seniors ages 65 years and older have been the fastest growing age group, increasing 78%. Children and 

youth declined 12%, a decline that has been going on for some time.  

Moorpark has seen more-modest race and ethnic changes in its population since 2010. The largest group, 

at 54% of the Cityõs population, reported white as their race. Hispanic, the second largest group, 

comprised 32% of the population. Over the past eight years, all race and ethnic groups in Moorpark, apart 

from white s, increased in number. As a result, the white share of the population decreased while all other 

groups increased their shares of the Cityõs population from 2010 to 2018.  

Table 4-2 Population Characteristics in Moorpark  

 20101 20182  

Population Characteristics  
Number of 

Residents 

Percent of 

Total  

Number of 

Residents 

Percent of 

Total  

Percent 

Change 

Age Characteristics       

0-17 years (dependent) 9,459 27% 8,362 23% -12% 

18-24 years (youth-in-transition) 3,631 11% 3,767 10% 4% 

25-44 years (family forming years) 8,825 26% 9,145 25% 4% 

45-64 years (move up housing) 10,051 29% 10,632 29% 6% 

65+ years (retirement years) 2,455 7% 4,368 12% 78% 

Total  34,421 100% 36,274 100% 5% 

Race and Ethnicity       

White 19,654 57% 19,650 54% 0% 

Hispanic 10,813 31% 11,541 32% 7% 

Asian 2,309 7% 2,849 8% 23% 

Black 486 1% 574 2% 18% 

All Others 1159 3% 1,660 5% 43% 

Sources:  1. U.S. Census, 2010. 

 2. American Community Survey 5-Year Estimates, 2014-2018. 



Household Characteristics  

Household makeup also influences housing need. For instance, single-person households often occupy 

smaller apartments or condominiums, such as one-bedroom units. Couples often prefer larger single-

family homes, particularly if they have children. As the baby boomer generation continues to age, there 

has been an increased demand from empty nesters and retirees to downsize to more affordable units 

that are easier to maintain. These patterns underscore the need for housing opportunities for people of 

all ages and income levels. Table 4-3 shows the changes in household characteristics in Moorpark. 

Although Moorpark is smaller than neighboring cities, it has seen significant changes in the composition 

of households. In 2018, married family households with children made up 30% of Moorparkõs households, 

a 7% decline from 2010, and the married households without children made up 40% of households, a 

36% increase from 2010. Moorparkõs average household size in 2018 was 3.2, a slight decrease from 2010 

when the average household size was 3.3.  

Moorparkõs slight reduction in average household size is largely the result of the increase in senior 

households, the decline in the number of families with children, and the significant increase in single-

person households. Looking forward, Moorpark can expect a continued, gradual decline in the average 

household size due to demographic trends in Ventura County and Moorpark. The 2020 Census should 

provide greater insight into continued changes in household characteristics.  

Table 4-3 Household Characteristics in Moorpark, 2010 -2018 

 20101 20182  

Household s 
Number of 

Households  
Percent  

Number of 

Households  
Percent  

Percent 

Change 

Household Type       

Total Households 10,484 100% 11,282 100% 8% 

Family Households 8,586 82% 9,260 82% 8% 

Married with Children  3,656 35% 3,409 30% -7% 

Married No Children 3,310 32% 4,493 40% 36% 

All Other Families 1,620 15% 1,358 12% -16% 

Nonfamily Households 1,898 18% 2,022 18% 7% 

Household Size       

 1-person households 1,337 13% 1,605 14% 20% 

 2-4 person households 7,183 69% 8,027 71% 12% 

 5+ person households 1,964 19% 1,650 15% -16% 

Average household size 3.28 ñ 3.22 ñ --  

Sources:  1. U.S. Census, 2010. 

 2. American Community Survey 5-Year Estimates, 2014-2018. 



 

Economic Characteristics  

Moorparkõs job sector offers approximately 13,128 jobs, and 17,847 residents are employed (ratio of 0.74). 

Due to the characteristics of the local employment sector (e.g., size, industries, and wages offered), most 

residents commute to jobs in other communities . Fortunately, Moorparkõs transit line makes distance 

commuting possible to cities throughout the greater Los Angeles and Ventura County region s. Moorpark 

residents are highly employed; the Cityõs 3.8% unemployment rate in 2021 is significantly lower than the 

5.3% unemployment rate countywide and is the second lowest after Fillmore.  

Moorparkõs occupational profile includes a broad range of jobs and income levels, shown in Table 4-4. 

For Moorpark residents, the primary occupational groupñmanagement, business, science, and arts 

occupationsñmakes up 47% of all jobs. Full-time employees earn a median income of $90,823 annually. 

The next largest category of occupations held by Moorpark residents is sales/office occupations, which 

comprise 24% of all jobs. These moderate-income jobs have earnings from $36,216 to $52,784 annually, 

depending on full -time status.  

Generally, almost half of all employed residents are in services, production, and sales sectors, which offer 

lower wages. Services comprise 14% of all occupations held by residents, and these occupations pay 

between $23,571 (all jobs) and $31,620 for full-time work. Services comprise a broad range of jobs and 

often pay lower incomes than other occupations. The last two categoriesñproduction/  

transportation/material -moving occupations and natural resources/construction/maintenanceñtogether 

total about  14% of all jobs and have median earnings ranging from $25,979 and $50,302.  

Table 4-4 Employment Characteristics in Moorpark, 2018  

 Jobs Held by Residents  

Occupational Characteristics 1 Number  Percent  Median Incomes  

All Occupations Held by Residents 

(within and outside of Moorpark)  
19,209 100% 

All Jobs: $49,988 

Full-time Jobs: $66,560 

Management, business, science, and arts 

occupations 
9,121 47% 

All Jobs: $77,381 

Full-time Jobs: $90,823 

Service occupations 2,758 14% 
All Jobs: $23,571 

Full-time Jobs: $31,620 

Sales and office occupations 4,609 24% 
All Jobs: $36,216 

Full-time Jobs: $52,784 

Natural resources, construction, and 

maintenance occupations 
1,094 6% 

All Jobs: $44,435 

Full-time Jobs: $50,302 

Production, transportation, and material 

moving occupations 
1,627 8% 

All Jobs: $25,979 

Full-time Jobs: $38,209 

Sources:  1. American Community Survey, 2014-2018. 

 2. LEHD Origin-Destination Employment Statistics, 2017. 



Household Income  

Household income is a fundamental factor affecting oneõs ability to afford housing in Moorpark, which is 

generally more expensive than surrounding communities. Moorpark is an affluent city in Ventura County 

as well as the state of California. Moorparkõs median household income is approximately $104,500ñthe 

second highest for any Ventura County city after Thousand Oaks. Moorpark also ranks in the top 5% of 

all communities in California with respect to median household income. Moorparkõs household income 

profile is summarized in Table 4-5 and described below. 

Moorparkõs household income varies by tenure; the median income of owner -occupied households is 

about $122,400ñalmost twice that of renter  households ($63,800). Approximately 64% of owner- 

occupied households earn more than $100,000 in annual income compared to only 24% of renters. 

Conversely, 12% of homeowners earn below $50,000 in income compared to 34% of renters. Moorparkõs 

household income differences by tenure, coupled with housing prices and asking rents, have implications 

for housing overpayment , overcrowding, and other housing problems. 

The State of California groups income categories relative to the area (or county) median income (AMI) 

These groups include very low-incomes (0 to 50% of AMI), low-income (50 to 80% of AMI), moderate-

income (81 to 120% of AMI), and above moderate-income (120%+ of AMI). Among homeowners, the 

majority of households earn moderate o r above moderate-incomes. Among renters, the distribution of 

income among households is more uniform. The high percentage of very low-income renters is due to 

the number of renters who are seniors and families residing in affordable housing. 

Table 4-5 Household Income Characteristics  

Household Income 1 

Tenure  Total Households 

(Percent)  Owners Renter Total  

Households by Income 8,580 2,702 11,282 100% 

Less than $24,999 3% 11%  663  6% 

$25,000 to 34,999 3% 8%  499  4% 

$35,000 to 49,999 6% 15%  915  8% 

$50,000 to 74,999 10% 22%  1,488  13% 

$75,000 to 99,000 14% 16%  1,594  14% 

$100,000 to 149,999 22% 14%  2,283  20% 

$150,000 and more 42% 10%  3,840  34% 

State Income Levels 2     

Very Low (< $56,450) 8% 32% 13% ð 

Low ($56,451-$90,350) 11% 19% 13% ð 

Moderate ($90,350-$117,350) 20% 24% 21% ð 

Above Moderate (Above $117,350) 62% 24% 53% ð 

Sources:  1. American Community Survey, 2014-2018.  

Comprehensive Housing Affordability Strategy, 2014ð2018. 



 

Household Tenure  

An optimal mix of  homeownership and rental opportunities is important for communities because it 

allows residents of all ages, incomes, and household sizes to choose the type of housing and location 

best suited to their needs. Vacancy rates, in combination with housing tenure, are also important because 

they affect the prices and rents for housing available in Moorpark. Household tenure is usually determined 

by the types of housing built in a community coupled with household income levels.  

Moorpark has a high rate of homeownership; 76% of homes are owner occupied versus 24% renter 

occupied. This is the highest rate of owner occupancy in Ventura County, followed by Simi Valley and 

Thousand Oaks. The median owner occupancy rate for all cities in Ventura County is an estimated 59%, 

much lower than Moorparkõs rate, whereas the median renter occupancy rate for all cities in Ventura 

County is an estimated 41%, much higher than Moorparkõs rate. This is due in part to the prevalence of 

single-family homes and the higher incomes of residents than in surrounding cities. 

Housing vacancies are a measure of how well the supply of housing matches the demand for housing. 

Typically, housing vacancy rates of 5 to 6% for apartments and 1 to 2% for homes are considered optimal. 

This amount of housing vacancy ensures that consumers have sufficient choices for different types of 

housing products, that prices are generally moderate, and that developers have a financial incentive to 

build housing. While higher vacancy rates lead to price depreciation, lower vacancy rates indicate a tight 

market and cause housing rents and prices to increase.  

Table 4-6 shows the trend in housing occupancy and vacancy rates by household tenure in Moorpark. In 

2018, the housing vacancy rate was 0.9% among owner-occupied housing units and 3.8% among renter-

occupied housing units. Anecdotal information indicates that vacancy rates have declined further over 

the past few years, contributing to increasing housing rents and sales prices.  

Table 4-6 Household  Tenure and Vacancy, 2010 -2018 

 2010 Composition 1 2018 Composition 2 Change 2010 to 2018  

Housing Tenure  # of Units  % of Units  # of Units  % of Units  # % 

Total Housing Units 10,738 100% 11,796 100% 1,058 10% 

Occupied Housing Units 10,484 98% 11,282 96% 798 8% 

 Owner Occupied 8,182  76% 8,580 73%  398 5% 

 Renter Occupied 2,302  21% 2,702 23% 400 17% 

Vacant Housing Units 254 2% 514 4% 260 102% 

 Rental Vacancy Rate 2.9 3.8 ñ 

 Homeowner Vacancy Rate 1.0 0.9 ñ 

Sources:  1. U.S. Census 2010. 

 2. American Community Survey, 2014-2018. 



 

Moorpark has a variety of neighborhoods  defined by topography (e.g., hillsides, canyons, and washes), 

built infrastructure (e.g., major streets, highways, and railroads), and historical patterns of development. 

Understanding these neighborhoods helps in prioritizing policies and programs to meet the unique  needs 

of each. Figure 4-1 on the following page illustrates the general location of residential neighborhoods.  

Los Angeles Avenue Corridor/Downtown  

The Los Angeles Avenue Corridor/Downtown occupies the center of Moorpark. It is generally bounded 

by the Arroyo Simi to south , Poindexter and Charles Avenue to the north, and city limits to the west /east. 

The northern most neighborhoods  includes the High Street Corridor. High Street is the earliest developed 

core where residents purchased goods, worked, dined, and enjoyed entertainment and culture. It includes 

the adjacent Charles Street neighborhood, which consists of small-lot  single-family homes and small 

apartments. The southern subdistrict consists of a mix of multiple -family and single-family housing, with 

big-box multitenant commercial centers along both sides of Los Angeles Avenue. This area includes all 

eight apartment properties in the City along with condo minium complexes.  

Championship, Gabbert, and Hitch Ranch  

This area covers three subdisticts in northwest MoorparkðChampionship, Gabbert, and Hitch Ranch. The 

Championship subdistrict is a highly amenitized community of multi -million dollar hilltop homes, 

expansive golf course, and high level amenities. Moving south down from the Championship is the 

Gabbert subdistrict, which offers larger ranch lots, equestrian uses, and semi-rural natural environment. 

The Hitch Ranch subdistrict extends south of Gabbert to the outer edges of Downtown. Most of the 

residential projects approved or pending development are located within this subdistrict. Hitch Ranch will 

include a highly diversified mix of single-family and attached multiple -family housing. 

Mountain Meadow s 

The Mountain Meadows neighborhood takes its name from a 2,500-unit development that was approved 

by the county in the 1980s. It is bordered by Arroyo Simi on the north and by t he utility linesõ public right -

of-way on the east, then Tierra Rejada Road to the north, and the City boundaries to the south and west. 

Mountain Meadows consists of master-planned, single-family-detached residential neighborhoods, 

which have been built in phases and include a number of smaller phases with homeowner associations. 

This neighborhood is distinguished by curvilinear streets, parks and open spaces, and local schools. 

Single-family homes sell for an average of $850,000 or more; attached condos/ townhomes sell for above 

$500,000. In the westernmost area near the Cityõs edge, housing prices exceed an average of $1 million.  

Carlsberg Specific Plan  /  Peach Hill  

The Carlsberg Specific Plan and Peach Hill neighborhoods  are bounded by Arroyo Simi and New Los 

Angeles Avenue to the north, Ronald Reagan Freeway to the east, and Tierra Rejada Road to the south. 

The Peach Hill neighborhood lies to the west, the Carlsberg neighborhood is on the east. These 



 

neighborhoods largely consist of master-planned, single-family-detached residential neighborhoods. 

with some of the newer neighborhoods having controlled gated access. To the east of the public utility 

right -of-way, the Carlsberg Specific Plan includes a mix of single-family-detached homes, commercial 

centers, schools, and parks. Homes have multiple amenities and sell for an average price of $1 million. To 

the west, Peach Hill is a master-planned area of residences, parks, schools, and other uses. Housing is 

more moderately priced, averaging approximately $750,000 over the past several years.  

Moorpark H ighlands  

This general area is bounded by Amtrak/Metrolink railroad lines and Poindexter Lane to the south, and 

includes neighborhoods on Spring Road to the east, and the City limits to the north and west. This area 

is characterized by intensely sloped hills and limited development but does include single -family-

detached residential neighborhoods. The area has two primary neighborhoods. Moorpark Highlands 

encompasses the residential neighborhoods, parks, and schools along Spring Road that are within the 

Moor park Highlands Specific Plan. Prices average around $900,000. The Walnut Canyon neighborhood 

runs along Walnut Canyon Road to the City limits to the north and west. This area captures 

neighborhoods accessed by Walnut Canyon Road that are along Championship Drive and Grimes Canyon 

Road. This neighborhood surrounds the Moorpark Country Club, and homes sell for an average price of 

$1.6 million. 

College Neighborhood  

This neighborhood surrounds Moorpark College and is bounded by State Route 118 to the south, 

neighborhoods along College Heights Drive to the west, and the City boundaries to the north and east. 

Census tracts in this area overlap several developments to the south, such as Villa del Arroyo and Virginia 

Colony, but the latter areas are separated by the SR-118 and topography from the College neighborhood.  

In the College neighborhood , residential uses feature a mix of single-family homes, but offers more 

variety, including older small-lot neighborhoods, multifamily condominium / townhome  complexes, and 

newer traditional single-family subdivisions. Moorpark College occupies the northeast edge of the City. 

Its location, topography, and freeways largely isolate it from the rest of Moorpark  and its neighborhoods . 

Housing prices average $675,000 for single-family homes, and $450,000 for condos and townhomes. 

Virginia Colony  

Virginia Colony is south and east of the SR-118/23 curve and Arroyo Simi to the south and east. In many 

respects, Virginia Colony is physically isolated from the remainder of Moorpark, cut off by the freeway 

and only accessed by Princeton Avenue. Virginia Colony is one of the Cityõs earliest developments, with 

50 single-family homes and a neighborhood park. The neighborhood has a largely Hispanic population 

and its physical development dates back to the Cityõs agricultural days prior to incorporation. 

Approximately two -thirds of the area north of the Colony is developed with two large industrial parks 

with large-footprint , concrete, tilt -up buildings ; surface parking lots; and extensive landscaping. The 

Colony also contains the Villa Del Arroyo Mobile Home Estates, located just south of the SR-118. 



 

  

Figure 4 -1 Moorpark Neighborhood  Areas 




























































































































































































































































































